
 

 

 

Date:   February 13 , 201 7 
 

To:   Interested Person  
 

From:   Grace Jeffreys , Land Use Services  
  503 -823 -7840  / Grace.Jeffreys@portlandoregon.gov  

 

NOTICE OF A TYPE II DECISION ON A PROPOS AL IN 
YOUR NEIGHBORHOOD  
 
The Bureau of Development Services has approved  a proposal in your neighborhood.  The 
mailed copy of this document is only a summary of the decision.  
The reasons for the decision are included in the version located on the BDS website 
http://www.portlandonline.com/bds/index.cfm?c=46429 .  Click on the District Coalition then 
scroll to the relevant Neighborhood, and case number.  If you disagree with the decision, you 
can appeal.  Information on how to do so is included at the end of this  decision.  
 

CASE FILE NUMBER : LU  16 -209322  DZM  - 3928  N WILLIAM

GENERAL INFORMATION  
 
Applicant:  Quang Truong, Lever Architecture  

239 NW 13th Ave, Ste 303, Portland OR 97209  
 

Representative:  Tom Cody, Project Pdx  
1116 NW 17th Ave, Portland OR 97209  

 
Owner:  3928  Williams LLC  

3104 NE Grant Pl, Portland, OR 97212  
 
Site Address:  3922 -3928 N Williams  
 
Legal Description:  BLOCK 23  W 33 1/3' OF LOT 9  LOT 10, ALBINA HMSTD;  BLOCK 23  

LOT 9 EXC W 33 1/3' & EXC E 33 1/3', ALBINA HMSTD;  BLOCK 23  
LOT 11, ALBINA HMSTD  

Tax Account No.:  R010504840, R010504850, R010504880, R010504880  
State ID No.:  1N1E22DD  07000, 1N1E22DD  07001, 1N1E22DD  07100, 1N1E22DD  

07100  
Quarter Section:  2630  
Neighborhood:  Boise, contact boiselanduse@gmail.com  
Business District:  North -Northeast B usiness Assoc, contact at chair@nnebaportland.org  
District Coalition:  Northeast Coalition of Neighborhoods, contact Jessica Rojas at 503 -

388 -5030.  
Plan District:  Albina Community  Plan Area  
Zoning:  EXd , Central Employment (EX) with a design overlay (d)  
Case Type:  DZM, Design Review (DZ) with Modifications (M)  
Procedure:  Type II, an administrative decision with appeal to the Design 

Commission.  
 
Proposal:  
The applicant seeks design r eview approval for a new development including a new five-story 
mixed -use buil din g, the renovation of the two -story Jesuit Volunteer Corps (JVC)  building , the 
creation of a gated new courtyard  along N. Williams, and two  new one -story accessory 

http://www.portlandonline.com/bds/index.cfm?c=46429


 

 

structures  - a new one -story garage and a new trash enclosure, and new surface parking for  5 
residential spaces  to the east of the buildings . Four long -term bike parking spaces will be 
located on the second level  of the new structure , four  long -term bike parking spaces will be 
located inside the basement of the existing  JVC building,  and four s hort -term bike parking 
spaces will be located within the gated courtyard.  
 
Exterior cladding for the new structure s will be beveled ACM metal panel s, box-rib metal 
paneling, aluminum clad wood windows, metal awnings, and on level 5 aluminum clad 
windows s ystems, metal panels, and cable mesh guardrails.  
 
Two Modification s are being  requested:  
1.  33.140.275 Fence Height : To allow an increase d height of the courtyard gates ( fence) from 8õ 

high to  9õ high.  
2.  33.266.130 Parking Standards : To allow  a reduced two -way  driveway width from 20õ wide to 
10õ wide  and a reduced drive aisle width from 20õ wide  to 19õ-2ó wide . 

 
Because the development proposal  is in the Albina Community Plan area and in a design 
overlay zone , Design Review is required prior to the issuance of building permits  per Portland 
Zoning Code Section 33.825.025 . 
 
Relevant Approval Criteria:  
In order to be approved, this proposal must comply with the approval criteria of Title 33.  The 
relevant approval criteria are:  
 
Á Community Design Guidelines  
Á Design R eview, 33.825  
< Modification through Design Review, 33.825.040  
 

ANALYSIS  
 
Site and Vicinity:    
The Site is 13, 173  square feet in size and is located at the north east corner of the intersection 
of N Williams Avenue and N E Failing  Street. The proposed develop ment site includes  three 
adjacent lots. On the north end of the site  there  is an existing two-story  structure , the  òJesuit 
Volunteer Corpsó, which is to be renovated and seismically upgraded. On the south end of the 
site there is a surface parking area and  a small one -story garage structure which is to be 
demolished.  
 
The property fronts N Williams Avenue and NE F ailing  Street. In the Cityõs Transportation 
System Plan (TSP), a t this location, N Williams Ave is classified as a Neighborhood Collector, 
Transi t Access Street, City Bikeway , and a City Walkway . NE Fremont St is classified as a Local 
Service Street for  all modes. The site is not located in a pedestrian  district.  
 
Overall, the Williams -Vancouver corridor, from N Cook Street to the south to N Skidmo re Street 
to the north, is in the midst of significant redevelopment.  Whereas some existing buildings 
have been demolished to accommodate new development, other existing buildings have been 
rehabilitated and adapted for new uses. Redevelopment has also be en occurring on land that 
has been vacant for many years.  The corridor is increasingly characterized by new restaurants, 
bars, specialty retail shops, and apartments targeted to young middle -class singles and small 
families.  The area surrounding the Will iams -Vancouver corridor is characterized by single -
family houses, many constructed in the early 1900s.  
 
Zoning:   The Central Employment  (EX) zone allows mixed uses and is intended for areas in the 
center of the City that have predominantly industrial -type development.  The intent of the zone 
is to allow industrial and commercial uses which need a central location.  Residential uses are 



 

 

allowed, but are not intended to predominate or set development standards for other uses in 
the area.  
 
The òdó overlay prom otes the conservation and enhancement of areas of the City with special 
historic, architectural or cultural value. New development and exterior modifications to existing 
development are subject to design review. This is achieved through the creation of des ign 
districts and applying the Design Overlay Zone as part of community planning projects, 
development of design guidelines for each district, and by requiring design review.  In addition, 
design review ensures that certain types of infill development will  be compatible with the 
neighborhood and enhance the area.  
 
The Albina Community Plan  includes p olicies related to Community Image and Character : 

Á Policy IX: Community Image and Character  

Build a positive identity for the Albina Community throughout the met ropolitan area. Reinforce 

Albina's identity as a part of Portland and celebrate its special diverse architectural and 

cultural character. Provide opportunities for people outside of the district to experience the 

positive characteristics of the Albina Comm unity. Strengthen the Albina Community's sense of 

place through the promotion of its art, history and culture.  

Á Policy A: Arts and Culture  

Encourage private and public organizations to participate in activities and actions that create a 

sense of identity an d community among those living and working in the Albina Community.  

Promote the importance of art as a means for community pride, involvement and revitalization.  

Á Policy B: Urban Design  

Improve the physical appearance of Albina, Enhance the desirable and di stinctive 

characteristics of the Albina Community and its individual residential, commercial and 

employment districts.  Strengthen visual and physical connections to the rest of the city. Mark 

transitions into neighborhoods and districts.  Create a safe and pleasant environment for 

pedestrians.  Strengthen the pattern of green that exists throughout the Albina Community.  

Á Policy C: Historic Preservation  

Protect the rich historic , cultural and architectural heritage of the Albina Community for its  

residents, wor ker s and visitors.  
 
Land Use History:   City records do not indicate any  prior land use reviews . 
 
Agency Review:  A òNotice of Proposal in Your Neighborhoodó was mailed August 19, 2016 .  
The following Bureaus have responded with no issues or concerns:  
 
Á Burea u of Transportation Engineering (Exhibit E1)  
Á Bureau of Environmental Services  (Exhibit E2)  
Á Life Safety Section of BDS  (Exhibit E3)   
Á Fire Bureau  (Exhibit E4)  
Á Water Bureau  (Exhibit E5)  

 
Neighborhood Review:  A Notice of Proposal in Your Neighborhood was maile d on August 19, 
2016 .  Two written response s have been received from either the Neighborhood Association or 
notified property owners in response to the proposal.  
 
1.  David de la Rocha , Boise Neighborhood Association,  September 9, 2016  - In  support of 

proposal . 
2.  David de la Rocha, Boise Neighborhood Association, January 5, 2017  ð In support of the 

revised proposal.  
 
Procedural History:  



 

 

The initial Proposal Notice for this development was mailed out on August 19, 2016. Since that 
notice, the main  exterior claddin g for mailed  on December 16, 2016.  
 

ZONING CODE APPROVAL CRITERIA  
 

[1]  Chapter 33.825 Design Review  
 

Section 33.825.010 Purpose of Design Review  
Design review ensures that development conserves and enhances the recognized special design 
values of a site or  area.  Design review is used to ensure the conservation, enhancement, and 
continued vitality of the identified scenic, architectural, and cultural values of each design 
district or area.  Design review ensures that certain types of infill development will  be 
compatible with the neighborhood and enhance the area.  Design review is also used in certain 
cases to review public and private projects to ensure that they are of a high design quality.  
 
Section 33.825.055 Design Review Approval Criteria  
A design rev iew application will be approved if the review body finds the applicant to have 
shown that the proposal complies with the design guidelines for the area.  

 
Findings:  The site is designated with design overlay zoning (d), therefore the proposal 
requires De sign Review approval.  Because of the siteõs location, the applicable design 
guidelines are the Community Design Guidelines.  

 
Community Design Guidelines  
The Community Design Guidelines consist of a set of guidelines for design and historic design 
cases in  community planning areas outside of the Central City. These guidelines address the 
unique and special characteristics of the community plan area and the historic and 
conservation districts. The Community Design Guidelines focus on three general categories : (P) 
Portland Personality,  which establishes Portland's urban design framework; (E) Pedestrian 
Emphasis,  which states that Portland is a city for people as well as cars and other movement 
systems; and (D) Project Design,  which assures that each developmen t is sensitive to both 
Portland's urban design framework and the users of the city.   
 

Staff has considered all guidelines and has addressed only those guidelines considered 

applicable to this project.  
 
P1.   Plan Area Character.  Enhance the sense of plac e and identity by incorporating site and 
building design features that respond to the areaõs desired characteristics and traditions. 
 

Findings:  The development site lies within the Albina Community Plan area and more 
specifically within the Boise Neighbor hood Plan.  The goals of the  Albi na Community  Plan 
Area and the Boise Neighborhood Plan include the desire to develop a positive and 
unique identity for the area by improving the physical appearance of the community and 
maintaining and enhancing its desirab le characteristic s and livability. The objectives 
include the wish to extend the use of Portland themes into the Albina Community, 
increase  the supply of good quality  housing, preserve existing historic structures, 
encourage the development of vacant land,  and ensure that new development is 
compatible with the  chara cter of the neighborhood  and historic aspects. In the Albina 
Community Plan area, this includes respecting the influence streetcars had on the 
characteristics of the earl y development of Albina  through pedestrian -oriented 
commercial development.  The site is also located within the quickly changing commercial 
and industrial N. Williams Avenue and N. Vancouver Avenue corridor.  
 
The proposalõs mixed-use program  with ground floor retail  extends the t heme s of 
pedestrian friendly density and mixed -use development throughout the city and along 



 

 

transit corridors. The proposed development includes the renovation of an existing two -
story brick building and a new four -story building:  
 
Á The existing Jesuit Volunteer Corps NW  building , a 2 -story brick building 

constructed in 1911,  contains  retail ground floor use with office space above. 
Although not specifically labele d as a òhistoricó structure, renovation of this  building 
maintains  the pedestrian -oriented str eetcar era character of the  surrounding area  
with  glazed retail storefronts, two -story scale, and brick cladding.  The renovation 
includes seismic upgrades, refurbishment of the existing storefront  fronting N 
Williams , and new glazed sliding doors to the  south side elevation to activat e a new 
publicly -accessible courtyard  proposed between this existing building and the new 
four -story building  proposed to the south.  

Á The proposed four -story building to the south respects th e streetcar era character 
with a  tru ly mixed -use program  containing a highly glazed ground floor retail  to 
activate the frontages,  two levels of office space, and residential above.  It also 
proposes glazed sliding doors to the north side elevation to activate the new proposed 
courtyard.  

 
Thi s site also  lies within a split -zoned block, which is zone d Central Employment ( EXd ) 
to the  west fronting N Williams , and Single Family Resident ial ( R2.5a ) to the east fronting  
NE Cleveland. The project respects the neighboring homes in this split -zoned bl ock by 
setting the buildings back a significant distance from the residential zone lots. The 
existing building is setback 40õ from the residential zone, and the new building is set 
back 48õ-4ó from the residentially zoned lots.  

 
This proposed two building  development will  enhance the sense of place and identity of 
this rapidly changing transit corridor as well as respect the residential neighborhood 
area to the east th rough  straight forward and high -quality site and building design, a 
quality pedestrian ex perience provided by the ground floor  retail storefronts and public ly -
accessed courtyard, and mixed -uses in the form of retail, office and residential uses , all 

of which will further improve the livability of the area .  This guideline is therefore met.  

  
E1.   The Pedestrian Network. Create an efficient, pleasant, and safe network of sidewalks 
and paths for pedestrians that link destination points and nearby residential areas while 
visually and physically buffering pedestrians from vehicle areas.   
 

Finding s: The proposal supports the pedestrian network through use of street facing 
entrances, covered pedestrian areas, sidewalk dedications, new street trees and planting 
strips, large setbacks from the neighborhood to the east, and a new public ly -accessible, 
activated courtyard :  
Á The existing building  and the new building each provide  retail entrances accessed 

directly from the North Williams sidewalk , providing direct and efficient access to the 
public sidewalk and nearby areas. The new building also contains an offic e and 
residential entrance accessed directly from  the less busy NE Failing Street.  

Á The entrances into the existing building will be  generously protected by refurbished 
painted steel canopies which will provide protection for passers -by as well as those 
entering the building . The entrances into the new building  have been slightly 
recessed and , along with steel canopies above, provide protection for pedestrians 
when entering the building.  

Á A two -foot dedication along N. Williams will widen the sidewal k area and further 
buffer pedestrians from vehicles.  

Á New street trees and planting strips along N Williams and NE Failing will also create 
separation between the sidewalk zone and vehicles on the street s.  

Á The development proposes large setbacks facing th e residential area to the  east, 
which contain open outdoor area s with  accessory residential surface parking, a 



 

 

covered trash enclosure, a surface -mounted transformer, a garage accessory 
structure, as well as  landscape beds and new trees .  

Á The courtyard wil l serve as an extension of the pedestrian network and stopping 
place during open hours. New paving materials and patterns will be used in the 
Courtyard to distinguish the area.  

This guideline is therefore met.  

 
E2.   Stopping Places. New large -scale projec ts should provide comfortable places along 
pedestrian circulation routes where people may stop, visit, meet, and rest.  
 

Findings:   Although not a òlarge-scale project, this proposal includes a new public ly 
oriented courtyard with glazed doors activating it  from the buildings either side. The 
courtyard will provide a place for people to stop, visit, meet, and rest, and incorporate 
seating from the adjacent retail or restaurant tenants. The back area of the courtyard will 
have seating built in to the planters . Additionally , along the ground floor of the Williams 
frontage,  recessed areas at the  entries along wi th canopies overhead will provide smaller 

scaled  areas for pedestr ians to stop and rest along the sidewalk corridor.  This guideline is 

therefore met.  
 

E3 .   The Sidewalk Level of Buildings. Create a sense of enclosure and visual interest to 
buildings along sidewalks and pedestrian areas by incorporating small scale building design 
features, creating effective gathering places, and differentiating street le vel facades.  
 

Findings:  The four -story walls of the new building along N Williams will successfully 
create enclosure along the public sidewalk. Storefront windows, entrances, recessed  
areas, street trees , and  the new courtyard will provide areas for pedes trians to stop and 
gather as well as establish a visually interesting ground floor level. Active retail spaces are 
planned for all ground floor spaces with large windows ; multiple building entrances  along 
the street frontages  will bring visual interest to the abutting sidewalks . The coffered, 
Aluminum Clad Metal (ACM) panel s on the  street -facing façades create  interest along the 

street frontages . This guideline is therefore met.  
 
E4.   Corners that Build Active Intersections. Create intersections that are a ctive, unified, 
and have a clear identity through careful scaling detail and location of buildings, outdoor areas, 
and entrances.  
 

Findings:  The corner of the new building will have a very prominent coffered, ACM panel 
expression at the corner of Nort h Wil liams and NE Failing. T he parking is located to one 
far side of the property off of NE Failing St. The ground floor space at that corner is retail 
use, providing active spaces immediately adjacent to the sidewalk. Above the street level, 
the office levels of the new b uilding will have windows on three facades, taking advantage 

of views to downtown and the West Hills.  This guideline is therefore met.  

 
E5.   Light, Wind, and Rain. Enhance the comfort of pedestrians by locating and designing 
buildings and outd oor areas to control the adverse effects of sun, shadow, glare, reflection, 
wind, and rain.  
 

Findings:   The project provides the following features that will enhance the comfort of 
pedestrians:  
Á At the ground level of the new building,  metal canopies combi ned with recessed 

entries are provided at each of the main entrances of the building , offering protection 
for building visitors as well as stopping places just off the sidewalk corridor.  

Á The site incorporates many new landscape elements, such as new  stree t  trees  and 
planting strips  along Williams Ave and Failing St , to enhance the pedestrian 
environment .  



 

 

Á The new landscaped, publicly -accessible courtyard will provide additional 
opportunities for seating off the public sidewalk, offering additional opportun ities for 
both sun and shade protectio n at different times of the day  

This guideline is therefore met.  

 
D1.   Outdoor Areas.  When sites are not fully built on, place buildings to create sizable, usable 
outdoor areas. Design these areas to be accessible, pl easant, and safe.  Connect outdoor areas 
to the circulation system used by pedestrians;   
D3.   Landscape Features.  Enhance site and building design through appropriate placement, 
scale, and variety of landscape features.  
 

Findings for D1 and D3: The proje ct provides the following features that will create 
successful outdoor spaces:  
Á The new public ly accessible l andscaped courtyard created between the existing and 

new building will provide  active areas which will experience both sun and shade 
throughout the day.  
­  Seating areas and landscape features will enhance the user experience. The 

buildings both provide glazed doors opening directly into the courtyard, ensuring 
continued activation of the courtyard.  

­  The common courtyard will be accessible to all users,  will be usable for 
recreational activities, and will have a distinct paving pattern and material to 
differentiate the space from others.  

Á In the new building, c overed balconies at each floor of office use and residential use  
will provide  usable outdoor op portunities for the buildingõs occupants. In the existing 
building, an existing interior courtyard open to the sky will be maintained and 
renovated.  

Á Perimeter landscape borders are provided surrounding the east half of the site, 
providing enhancement for the property edges and screening of the residential 
parking areas.  
­  The existing 30ó caliper maple tree on the northeast corner of the property will be 

maintained. In addition, street trees will be planted along N Williams Ave and NE 
Failing St . per 11.50. 060.   

­  The parking area will be screened from view from adjacent lots by landscaping 
and a gate on the Failing St side.  

­  The courtyard wi ll contain planting, as will the balconies on the upper levels of 
the new building.  

This guideline is therefore met.  

 
D2 .   Main Entrances. Make the main entrances to houses and buildings prominent, 
interesting, pedestrian accessible, and transit -oriented.  
 

Findings: The main entrances to the new building and the existing  building will have 
canopies and recessed entrances t o indicate the main entrances to the buildings directly 
from the sidewalk  on N Williams , a transit priority street. Short term bike parking will be 
provided within the new publicly -accessible courtyard.  The main entrances for this new 

development will be o bvious, and are pedestrian accessible and transit -oriented.  This 

guideline is therefore met.  

 
D4.   Parking Areas and Garages. Integrate parking in a manner that is attractive and 
complementary to the site and its surroundings. Locate parking in a manner t hat minimizes 
negative impacts on the community and its pedestrians. Design parking garage exteriors to 
visually respect and integrate with adjacent buildings and environment.  
 

Findings:  The proposed  parking  is for residential  use only, and is located  on the east half 
of the site . It is screened from view from pedestrians on the street by  the buildings on N 



 

 

Williams and by  a gate on NE Failing Street . Landscap e borders on the north, east and 

south property lines will help to screen the parking from adjacen t neighbors . This 

guideline is therefore met.  

 
D5.   Crime Prevention. Use site design and building orientation to reduce the likelihood of 
crime through the design and placement of windows, entries, active ground level uses, and 
outdoor areas.  
 

Findings:  The proposed development helps to discourage neighborhood crime by creating 
strong visual and physical connections between the building interior and the street : 
Á Active uses with building entries are located at the ground level , with windows 

looking out on to the street.  
Á Street -facing facades are designed with extensive glazing at the ground floor and 

upper floors that will allow surveillance of the streetscape.  
Á The open walkways along the upper floors on the east façade create an active façade 

that will fu rther provide òeyes on the street.ó  
Á Exterior  lighting in the soffits of both buildings along the sidewalks of both streets , 

as well as interior lighting from the storefronts spilling out on to the sidewalk , will 
create a well -lit and safe pedestrian envir onment in the evening.  

This guideline is therefore met.  

 
D6.   Architectural Integrity. Respect the original character of buildings when making 
modifications that affect the exterior. Make additions compatible in scale, color, details, 
material proportion , and character with the existing building.  
 

Findings:   The proposed development includes the renovation of an existing two -story 
brick building and a new four -story building. This guideline will apply to the renovation of 
the existing building, but not to  the new development.  
 
The existing Jesuit Volunteer Corps NW building (JVC), a 2 -story brick building 
constructed in 1911, contains retail ground floor use with office space above. Although 
not specifically labeled as a òhistoricó structure, the renovation of this building maintains 
the pedestrian -oriented streetcar era character of the area. The renovation includes 
seismic upgrades, refurbishment of the existing storefront fronting N Williams, and new 
glazed sliding doors to the south side elev ation to a ctivate a new publicly -accessible 
courtyard proposed between this existing building and the new four -story building 
proposed to the south. The renovation of the JVC building will preserve and restore the 

existing façade material, awnings, and windows.  This  guideline is therefore met.  

 
D7.   Blending into the Neighborhood. Reduce the impact of new development on established 
neighborhoods by incorporating elements of nearby, quality buildings such as building details, 
massing, proportions, and materials.  
 

Fin dings:  The site and local context of this p roject represent a rich and varied mix of 
buildings, including older warehouses, small commercial  and  residential structures , and  
more contemporary and recent commercial  and mixed -use buildings, a s well as  single -
family homes f rom the Victorian, mid -century,  and early 21 st  century eras. In this 
context, complementing the character of the surrounding fabric involves acknowledging 
both the existing history of the area a s well as  the more recently built  modern buildin gs.  
 
The proposal relates strongly to the industrial and commercial character of N. Williams 
and N. Vancouver corridor while at the same time is respectful of its adjacent neighbors 
to the east:  



 

 

Á The existing two -story brick JVC building is being renovated  and restored. This 
renovation helps maintain the street activating, pedestrian -oriented streetcar era 
character of the area.  

Á The new building will sit on a prominent, but currently empty, corner lot and will 
serve the surrounding residential neighborhood  with upgraded sidewalks and new 
planting. The design of the new building is a simple yet sophisticated pattern of 
deeply coffered  openings created by a beveled  ACM panel system , which evokes the 
deeply set, rhythmic openings of the earlier warehouse struc tures. Appropriately, t he 
coffers become shallower and the glazing becomes larger closer to the ground floor 
level , creating a highly glazed retail base which will activate N. Williams.  

Á The new building is set back from the existi ng building, creating a pu blicly -accessible 
courtyard fronting N Williams . A night -time security gate will close off the courtyard 
at night, but it will remain open during the day. Both buildings will have large glazed 
openings  that will activate this  courtyard.  

Á Both buildings are  set back from the neighboring residential zone to the east. This 
open area contains residential only surface parking and an accessory garage 
structure, an enclosed trash enclosure, and landscape borders. The accessory 
structures reflect the design and mat erials of the new structure.  

This guideline is therefore met.  

 
D8.   Interest, Quality, and Composition. All parts of a building should be interesting to view, 
of long lasting quality, and designed to form a cohesive composition.  
 

Findings:  The renovatio n of the existing building, the  newly created courtyard, and the 
new building work together to create a cohesive development that will bring new energy to 
this corner of N. Williams through active uses and quality site and building  design:  
Á The existing bui lding  will be re novated and seismically upgraded . The existing 

storefront and canopies will be refurbished, and new glazed openings in the side wall 
will spill activity into the newly formed courtyard.  

Á By locating the new building away from the e xisting b uilding, a new publicly -
accessible courtyard is created which will be activated with glazed openings from 
each structure.  

Á The new building is a simple rectangular mass with deeply set, rhythmic openings 
reminiscent of earlier warehouse structures. Appropri ately, the coffers become 
shallower and the glazing becomes larger closer to the ground floor level, creating a 
highly glazed retail base which will activate N. Williams.  
­  The three highly glazed street and courtyard facing facades will be  clad with  

beveled ACM panel s and aluminum clad wood windows. The more solid east 
facing façade will be clad with metal box rib panels . 

­  The fully residential fifth floor is set back from all four frontages and 
differentiated from the structure below with vertical wood cladd ing and 
understated cable mesh railing.  

­  Inset covered balconies at each floor of office use and residential use will animate 
the facades as well as provide usable outdoor opportunities for the buildingõs 
occupants.  

Á The new courtyard will have a distinct paving pattern and material to differentiate 
the space from others. The nighttime security gate has been designed to remain open 
during the day to provide public access to activate the space. Landscaping and 
seating will encourage people to visit and stay.  

This guideline is therefore met.  

 
[2]  33.825.040 Modifications That Will Better Meet Design Review Requirements:  

The review body may consider modification of site -related development standards, including the 
sign standards of Chapters 32.32 and 32.34 of t he Sign Code, as part of the design review 
process.  These modifications are done as part of design review and are not required to go 



 

 

through the adjustment process.  Adjustments to use -related development standards (such as 
floor area ratios, intensity of  use, size of the use, number of units, or concentration of uses) are 
required to go through the adjustment process.  Modifications that are denied through design 
review may be requested as an adjustment through the adjustment process.  The review body 
wil l approve requested modifications if it finds that the applicant has shown that the following 
approval criteria are met:  

A. Better meets design guidelines.   The resulting development will better meet the applicable 

design guidelines ; and  

B. Purpose of the  standard.   On balance, the proposal will be consistent with the purpose of the 

standard for which a modification is requested . 

 
Modification #1: 33.1 40.27 5 Fence Height  ð to allow an increased height of the courtyard 
gates (fence) from 8õ high to 9õ high.  

Purpose Statement : The fence regulations promote the positive benefits of fences without 

negatively impacting the community or endangering public or vehicle safety. Fences near 
streets are kept low in order to allow visibility into and out of the site an d to ensure visibility for 
motorists. Fences in any required side or rear setback are limited in height so as to not conflict 
with the purpose for the setback.  

Standard : In EX zones, within 10 feet of a street lot line, fences that are 50 percent or less 

sight -obscuring may be up to 8 feet high.  
 

A.  Better meets design guidelines.  The resulting development will better meet the 
applicable design guidelines.  
 
Findings.  The proposed change will better meet the design guidelines by aligning the 
top of the gates ( fence) with the adjacent 9õ high window mullion  of the new building to 
the south. This modest modification will enhance the design cohesiveness of the project 
and the streetscape of N. Williams . The project better meets the following guidelines:  

D7.  Blendi ng into the Neighborhood. The 9õ high gates will r educe the impact of the 

development by incorporating building details into the courtyard gate design.  

D8.  Interest, Quality, and Composition.  The 9õ high gates will align  with the window 

mullion s of the ne w building to the south , thereby enhancing the cohesiveness of the 

project and the streetscape of N. Williams.  Therefore this criterion is met.  

 
B. Purpose of the standard.  On balance, the proposal will be consistent with the purpose 

of the standard for wh ich a modification is requested.  
 

Findings.  The gates (fence) into the new publically accessible courtyard are carefully 
designed to remain fully open during the day , and intended to be  closed only at night for  
security purposes. The design will be less th an 50 percent sight -obscuring, and will 
allow visibility into and out of the site.  The increased height from 8 feet to 9 feet is a 
modest increase. The proposed change is consistent with the purpose of the code by 
providing the benefits of a fence without  negatively impacting the community or 

endangering public or vehicle safety. Therefore this criterion is met.  

 

Therefore, this modification merits approval.  

 
Modification #2: 33.266.130 Parking Standards  ð to allow a reduced two -way driveway 
width from 20õ wide to 10õ wide, and a reduced drive aisle width from 20õ wide to 19õ-2ó 
wide.  

Purpose Statement. The parking area layout standards are intended to promote safe circulation 

within the  parking area, provide for the effective management of stormwater runof f from vehicle  
areas, and provide for convenient entry and exit of vehicles.  



 

 

Standard : Parking aisles must meet the minimum dimensions contained in Table 266 -4, which 

indicates that the minimum two -way aisle width is 20õ. 
 
A.  Better meets design guideline s. The resulting development will better meet the 

applicable design guidelines.  
 
Findings.  The proposed change will better meet the design guidelines by allowing the 
project to devote less land area to paved driveway and drive aisle . The project better 
meets the following guidelines:  

E1.   The Pedestrian Network.  The 10õ wide driveway width will reduce the impact of this 

parking area on the pedestrian realm by minimizing width of the curb cut that crosses 
the sidewalk on NE Failing.  

D4.   Parking Areas and  Garages.  The 19õ-2ó wide access aisle width will help  the project 

to better i ntegrate the parking, and will allow for full landscape borders along the 
perimeter , providing better integration  with adjacent buildings and environment.  

Therefore this criterio n is met.  

 
B. Purpose of the standard.  On balance, the proposal will be consistent with the purpose 

of the standard for which a modification is requested.  
 

Findings.  The parking layout standards are intended to òpromote safe circulation within 
the parking area, provide for the effective management of stormwater runoff from 
vehicle areas, and provide for convenient entry and exit of vehicles.ó  

 

Promote safe circulation within the parking area and Provide for convenient entry and exit 

of vehicles:  In their A ugust 22, 2016 response, PBOT noted that òThe on-site parking 

with a 10 -ft wide driveway is restricted to residential use only to be assigned parking. 
Any gate to the parking area must be set back a minimum of 20 -ft from the street 
property line the drivew ay is located on. No more than 10 parking spaces are  allowed 
with the narrow driveway. If the parking is intended for commercial uses, the driveway 
must be a minimum of 20 -ft wide.ó  
 
PBOT had no objection to approval subj ect to condition of approval C: The proposed on -
site parking is limited to residential use only. Each parking space must be assigned to a 
specific residential tenant only. Use of the on -site parking for short term commercial 
parking is prohibited . 

 

Provide for the effective management of s tormwater runoff from vehicle areas: By 

reducing the amount of paving, the reduced driveway and drive aisle widths will reduce 
the amount vehicle areas and thereby also reduce th e amount of storm -water runoff. 

With condition of approval C, this criterion i s met.  

 

With condition of approval C, as stated above and below, this  modification merits approval.  

 
 

DEVELOPMENT STANDARDS  
 
Unless specifically required in the approval criteria listed above, this proposal does not have to 
meet the development standards i n order to be approved during this review process.  The plans 
submitted for a building or zoning permit must demonstrate that all development standards of 
Title 33 can be met, or have received an Adjustment or Modification via a land use review prior 
to th e approval of a building or zoning permit.  
 



 

 

CONCLUSIONS  
 
The design review process exists to promote the conservation, enhancement, and continued 
vitality of areas of the City with special scenic, architectural, or cultural value.  
The proposed development  blends well into the N. Williams and N Vancouver corridor in the 
Boise Neighborhood of the Albina Community Plan area, a nd also respects  the adjacent 
residential area to the east. The development  includes high quality, durable materials and 
appropriate bu ilding scale and setbacks, enhancements of the pedestrian realm, creation of 
usable outdoor areas, minimization of the impact of onsite parking, reduction in the  
opportunities for crime, and will be a positive addition to the Boise  neighborhood.  The propos al 
meets the applicable design guidelines and Modification criteria, and therefore warrants 
approval . 
 

ADMINISTRATIVE DECISION  
 
Approval of a new development including a new five -story mixed -use building, the renovation of 
the two -story Jesuit Volunteer Co rps (JVC) building, the creation of a gated new courtyard 
along N. Williams, two new one -story accessory structures - a new one -story garage and a new 
trash enclosure, and new surface parking for 5 residential spaces to the east of the buildings.  
 
Approval  two Modifications are being requested:  
1.  33.140.275 Fence Height : Allow an increased height of the courtyard gates (fence) from 8õ 
high to 9õ high. 

2.  33.266.130 Parking Standards : Allow a reduced two -way driveway width from 20õ wide to 
10õ wide and a reduced drive aisle width from 20õ wide to 19õ-2ó wide. 

 
Approved  per the approved site plans, Exhibits C -1 through C -62, signed and dated February 
9, 2017 , subject to the following conditions:  
 
A. As part of the building permit application submittal, the followin g development -related 

conditions (B - D) must be noted on each of the 4 required site plans or included as a sheet 
in the numbered set of plans.   The sheet on which this information appears must be labeled 
òZONING COMPLIANCE PAGE - Case File LU 16 -209322 D ZM.   All requirements must be 
graphically represented on the site plan, landscape, or other required plan and must be 
labeled òREQUIRED.ó 

 
B.  At the time of building permit submittal, a signed Certificate of Compliance form 

(https://www.portlandoregon.gov/bds/article/623658 ) must be submitted to ensure the 
permit plans comply with the Design/Historic Resource Review decision and approved 
exhibits.  

 
C. The proposed on -site parking is limited to residential use only. Each parking space must be 

assigned to a specific residential tenant only. Use of the on -site parking for short term 
commercial parking is prohibited.  

 
D.  No field changes allowed.  

 
Staff Planner:  Grace Jeffreys  
 
Decision render ed by:  ____________________________________________ on February 9, 2017 . 

            By authority of the Director of the Bureau of Development Services  
 

Decision mailed: February 13, 2017  
 

https://www.portlandoregon.gov/bds/article/623658


 

 

About this Decision. This land use decision is not a permit  for de velopment.  Permits may be 
required prior to any work.  Contact the Development Services Center at 503 -823 -7310 for 
information about permits.  
 

Procedural Information.   The application for this land use review was submitted on July 21, 
2016 , and was determ ined to be complete on August 15, 2016 . 
 

Zoning Code Section 33.700.080  states that Land Use Review applications are reviewed under 

the regulations in effect at the time the application was submitted, provided that the 
application is complete at the time o f submittal, or complete within 180 days.  Therefore this 
application was reviewed against the Zoning Code in effect on July 21, 2016 . 
 

ORS 227.178  states the City must issue a final decision on Land Use Review applications 

within 120 -days of the applicati on being deemed complete.  The 120 -day review period may be 
waived or extended at the request of the applicant.  In this case, the applicant requested that 
the 12 0-day review period be extended 129 days in total, Exhibit s A.6 (18 days) , A.8 (21 days ), 
A.9 (30 days) , A.10  (30 days) , and A .13  (30 days) . Unless further extended by the applicant, 
the 120 days will expire on: April 21, 2017 . 
  
Some of the information contained in this report was provided by the applicant.  
As required by Section 33.800.060 of the  Portland Zoning Code, the burden of proof is on the 
applicant to show that the approval criteria are met.  The Bureau of Development Services has 
independently reviewed the information submitted by the applicant and has included this 
information only wher e the Bureau of Development Services has determined the information 
satisfactorily demonstrates compliance with the applicable approval criteria.  This report is the 
decision of the Bureau of Development Services with input from other City and public agenc ies.  
 

Conditions of Approval.   If approved, this project may be subject to a number of specific 
conditions, listed above.  Compliance with the applicable conditions of approval must be 
documented in all related permit applications.  Plans and drawings subm itted during the 
permitting process must illustrate how applicable conditions of approval are met.  Any project 
elements that are specifically required by conditions of approval must be shown on the plans, 
and labeled as such.  
 

These conditions of approval  run with the land, unless modified by future land use reviews.  
As used in the conditions, the term òapplicantó includes the applicant for this land use review, 
any person undertaking development pursuant to this land use review, the proprietor of the 
use or development approved by this land use review, and the current owner and future 
owners of the property subject to this land use review.  
 

Appealing this decision.   This decision may be appealed to the Design Commission, which will 
hold a public hearing.  Appeals must be filed by 4:30 PM on February 27, 201 7  at 1900 SW 
Fourth Ave.  Appeals can be filed at the 5 th  floor reception desk of 1900 SW 4 th  Avenue Monday 
through Friday between 8:00 am and 4:30 pm.  An appeal fee of $250 will be charged .  The 
appeal  fee will be refunded if the appellant prevails.  There is no fee for ONI recognized 
organizations appealing a land use decision for property within the organizationõs boundaries.  
The vote to appeal must be in accordance with the organizationõs bylaws.  Assistance in filing 
the appeal and information on fee waivers is available from BDS in the Development Services 
Center. Please see the appeal form for additional information.  
 

The file and all evidence on this case are available for your review by appointm ent only.  Please 
call  the Request Line at our office, 1900 SW Fourth Avenue, Suite 5000, phone 503 -823 -7617 , 
to schedule an appointment.  I can provide some information over the phone.  Copies of all 
information in the file can be obtained for a fee equal  to the cost of services.  Additional 
information about the City of Portland, city bureaus, and a digital copy of the Portland Zoning 
Code is available on the internet at www.portlandonline.com . 

http://www.ci.portland.or.us/


 

 

 
Attending the he aring.   If this decision is appealed, a hearing will be scheduled, and you will 
be notified of the date and time of the hearing.  The decision of the Design Commission is final; 
any further appeal must be made to the Oregon Land Use Board of Appeals (LUBA)  within 21 
days of the date of mailing the decision, pursuant to ORS 197.620 and 197.830.  Contact LUBA 
at 775 Summer St NE, Suite 330, Salem, Oregon 97301 -1283, or phone 1 -503 -373 -1265 for 
further information.  
 

Failure to raise an issue by the close of th e record at or following the final hearing on this case, 
in person or by letter, may preclude an appeal to the Land Use Board of Appeals (LUBA) on that 
issue.  Also, if you do not raise an issue with enough specificity to give the Design Commission 
an oppo rtunity to respond to it, that also may preclude an appeal to LUBA on that issue.  
 

Recording the final decision.    
If this Land Use Review is approved the final decision must be recorded with the Multnomah 
County Recorder. A few days prior to the last day to appeal, the City will mail instructions to 
the applicant for recording the documents associated with their final land use decision.  

¶ Unless appealed,  The final decision may be recorded on or after February 28, 201 7 ð (the 

next working day following the l ast day to appeal).  

¶ A building or zoning permit will be issued only after the final decision is recorded.  
 

The applicant, builder, or a representative may record the final decision as follows:  
 

¶ By Mail:  Send the two recording sheets (sent in separate mai ling) and the final Land Use 
Review decision with a check made payable to the Multnomah County Recorder to:  
Multnomah County Recorder, P.O. Box 5007, Portland OR  97208.  The recording fee is 
identified on the recording sheet.  Please include a self -addre ssed, stamped envelope.   

 

¶ In Person:  Bring the two recording sheets (sent in separate mailing) and the final Land Use 
Review decision with a check made payable to the Multnomah County Recorder to the 
County Recorderõs office located at 501 SE Hawthorne Boulevard, #158, Portland OR  
97214.  The recording fee is identified on the recording sheet.  

 

For further information on recording, please call the County Recorder at 503 -988 -3034  
For further information on your recording documents please call the Bureau o f Development 
Services Land Use Services Division at 503 -823 -0625.   
 
Expiration of this approval.   An approval expires three years from the date the final decision 
is rendered unless a building permit has been issued, or the approved activity has begun.  
 

Where a site has received approval for multiple developments, and a building permit is not 
issued for all of the approved development within three years of the date of the final decision, a 
new land use review will be required before a permit will be issu ed for the remaining 
development, subject to the Zoning Code in effect at that time.  
 

Applying for your permits.   A building permit, occupancy permit, or development permit may 
be required before carrying out an approved project.  At th e time they apply fo r a permit, 
permittees must demonstrate compliance with:  
 

¶ All conditions imposed herein;  

¶ All applicable development standards, unless specifically exempted as part of this land use 
review;  

¶ All requirements of the building code; and  

¶ All provisions of the Mu nicipal Code of the City of Portland, and all other applicable 
ordinances, provisions and regulations of the City.  

 



 

 

EXHIBITS  - NOT ATTACHED  UNLESS  INDICATED  
 
A. Applicantõs Statement 

1.  Initial submission  ð Narrative, òCó and òAó exhibit drawings,7/21/16  
2.  Init ial submission ð Notice to Neighborhood, dated June 9, 2016  
3.  Initial submission ð Notes from Preliminary Life Safety meeting on June 24, 2016  
4.  Minutes from Neighborhood meeting on July 25, 2016  
5.  Completeness Response, dated August 12, 2016  
6.  Request for Extensi on of 120 -Day Review Period  (18 days) , October 3, 2016  
7.  Drawings of handrails, Exhibit A.17, September 13, 2016  
8.  Request for Extension of 120 -Day Review Period (21 days), October 17, 2016  
9.  Request for Extension of 120 -Day Review Period (30 days), October 25, 2016  
10.  Request for Extension of 120 -Day Review Period (30 days), November 22, 2016  
11.  Revised narrative, òCó and òAó drawings, dated December 2, 2016  
12.  Revised narrative  and added  drawings, dated December 16 , 2016  
13.  Request for Extension of 120 -Day Review Period (3 0 days), January 2 , 201 7 
14.  Response to staff concerns re: screening, fences, parking, January 5, 2017  
15.  Revised narrative, January 6, 2017  
16.  Revised Appendix òAó, including renderings 

B.  Zoning Map (attached)  
C. Plans/Drawings:  

1.  Cover Sheet  
2.  Index  
3.  Existing Conditi ons  
4.  Grading Utility Plan  
5.  Street Improvement Sections  
6.  Williams  Ave, Improvement Plan  
7.  Failing St. Improvement Plan  
8.  Details  
9.  Not Used  
10.  Not Used  
11.  Not Used  
12.  EXISTING TREE PLAN  
13.  ILLUSTRATIVE SITE PLAN  
14.  CODE DIAGRAM  
15.  PLANTING PLAN LEVEL 1  
16.  PLANT TABLE AND NOTES  
17.  PLANT IMA GES 
18.  COURTYARD PLAN ENLARGEMENT  
19.  COURTYARD SECTION  
20.  ROOF PLAN ENLARGEMENT  
21.  TERRACE GRAPHICS AND LANDSCAPE DETAILS  
22.  Not Used  
23.  SITE ENTRY  
24.  SITE PLAN  (Attached)  
25.  GROUND FLOOR PLAN  
26.  LEVEL 2 PLAN  
27.  LEVEL 3 PLAN  
28.  LEVEL 4 PLAN  
29.  LEVEL 5 PLAN  
30.  UPPER ROOF PLAN  
31.  PROJECT WEST ELEVAT ION  (Attached)  
32.  WEST ELEVATION  
33.  EAST ELEVATION  (Attached)  
34.  SOUTH ELEVATION  (Attached)  



 

 

35.  NORTH ELEVATION  (Attached)  
36.  BUILDING SECTION  
37.  ENLARGED ELEVATION / SECTION AT BUILDING ENTRY  
38.  DETAILS AT BUILDING ENTRY  
39.  ENLARGED ELEVATION / SECTION AT WINDOWS  
40.  DETAILS AT WIND OWS 
41.  GROUND FLOOR LIGHTING PLAN  
42.  JVC BASEMENT PLAN  
43.  JVC GROUND FLOOR PLAN  
44.  JVC LEVEL 2 PLAN  
45.  JVC ROOF PLAN  
46.  JVC WEST ELEVATION  
47.  JVC SOUTH ELEVATION  
48.  JVC NORTH ELEVATION  
49.  JVC EAST ELEVATION  
50.  JVC BUILDING SECTION  
51.  COURTYARD PLANS AND ELEVATIONS  
52.  Garage Plans  
53.  Garage Elev ations  
54.  Alternative Transformer location  
55.  Trash Enclosure elevations.  
56.  Façade Materials  
57.  Sierra Pacific Glazing  
58.  ACM cutsheets  
59.  Metal Mesh cutsheets  
60.  Guardrails at roof terrace  
61.  Profiled metal panel cutsheet  
62.  Wood siding cutsheet  

D.  Notification information:  
1.  Mailin g list  
2.  Mailed notice  
3.  Revised Mailing list  
4.  Revised Mailed notice  

E. Agency Responses:   
1.  Bureau of Environmental Services  
2.  Bureau of Transportation Engineering and Development Review  
3.  Water Bureau  
4.  Fire Bureau  
5.  Site Development Review Section of BDS  

F. Corresponden ce: 
1.  David de la Rocha , Boise Neighborhood Association,  9/9/2016, In support of proposal . 
2.  David de la Rocha, Boise Neighborhood Association, 1/5/2017, In  support of revised 

proposal . 
G. Other:  

1.  Original LU Application  
2.  Early Assistance Summary Memo, EA 16 -169 517, dated June 30, 2016  
3.  Site Images  
4.  Incomplete Letter, dated August 5, 2016  
5.  Email regarding fees for re -notification and modification, dated December 23, 2016.  

 
The Bureau of Development Services is committed to providing equal access to 
information and h earings.  Please notify us no less than five business days prior to the 
event if you need special accommodations.  Call 503 -823 -7300 (TTY 503 -823 -6868).  

 



 

 



 

 

 



 

 

 



 

 

 



 

 

 


